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December 15, 2016, Peterborough Town House, 7 p.m. 

Present:  Jo Anne Carr, Bryn Dumas, John Kerrick, Matt Lundsted, Cynthia Nichols, Robert Wood, Francie Von Mertens; Select Board liaison Tyler Ward; Open Space Committee members Anne Huberman, Joel Huberman; Dick Estes; Sue Chollet, steering committee chair for the Traditional Neighborhood Overlay Zone II zoning initiative.

October's meeting minutes were approved (Carr / Dumas motion).

Open Space Committee members were introduced, and Anne Huberman's work creating the Committee's impressive web presence cited (see Peterboroughopen-space.org).
ConCom members commented that it's hard to find that site on the town website. Cynthia Nichols suggested a link be added to the banner on the website front page.

Business
Contoocook North Branch Rivers Local Advisory Committee dues to support water quality testing and outreach for riparian BMPs in town were discussed, with the point made that the town's Water Resources Advisory Committee disbanded. ConCom member Matt Lundsted is on CNBRLAC, filling a longtime absence of town representation. He detailed the LAC's work, and fact that Peterborough has not been a contributor to that work in many years.
Motion proposed (Von Mertens / Wood):
	"Move to approve $1,000 dues for the Contoocook North Branch Local Advisory 
Committee from the Conservation Commission's operating budget.
The motion passed unanimously.

Traditional Neighborhood Overlay Zone II proposed ordinance
Sue Chollet, chair of the steering committee working on the ordinance, explained that the town received a grant from the NH Housing Authority (not sure of grantor name) to develop a zoning ordinance that would serve the need for what she called the "missing middle"—homes more affordable than most spec-built residential development. UNH's search for ordinances along this line in NH couldn't find any. Ideally Peterborough ordinance would be a model.
	She said the need for more diverse housing mix was pointed out by the Master Plan 2015 visioning process.
	She said the ordinance also intends to direct housing away from outlying areas that wise town planning seeks to protect as rural open space.
	She mentioned "walkable" to the downtown as a goal, one that also that protects costs of services to residential areas far from town.
	She said the ordinance is in draft stage until March, and open to changes.
Elements of ordinance: 
-Applicable to all residential zones, rural included. HOWEVER:
-Must be served by town water; private NHDES-approved neighborhood sewer system 
is OK if on town water but not on town sewer.
-No minimum lot size however not more than 40% of lot can be impervious. AND:
-Minimum 50' frontage on approved road; dwelling setback from road not to exceed 20'; 
side and rear minimum setback 5'.
-Up to 10 multifamily units OK plus accessory commercial that serves neighborhood (<1,000 s.f.).
-"To the extent applicable" building design is to follow standards outlined in TNOZ I.
-Projects that involve subdivision of three or more dwelling units require site plan review 
that allows Planning Board to check for compliance with TNOZ I standards. 
-Waivers to any condition may be requested and supplanted by a Conditional Use 
Permit application and process.

Discussion.
Jo Anne Carr asked if this was by a use by right or by special exception. Sue Chollet responded that it is by right; that feedback received by the steering committee was that Hancock's ordinance with a similar housing-diversity goal has been judged to have conditions that were too "onerous, too many hoops" and the committee chose a different route.
	Carr suggested that a use by right removes the Planning Board from the planning process and adding conditions—if clear—should not be onerous and would help achieve ordinance goals.
	Francie Von Mertens asked whether a square-foot limit could be applied, thereby helping to moderate sales price. The only application so far of the downtown TNOZ I ordinance has large houses on small lots selling for up to $394,000.
	The ordinance has no size limit. Increased density is intended to lessen a developer's expenses, thereby encouraging lower price tag.
Anne Huberman relayed a RiverMead resident's concern that high-density development of the nearby Morison sandpit under the ordinance would change the character of the neighborhood.
	Sue Chollet said the sandpit was one logical area to apply the Neighborhood ordinance although town water and sewer do not extend quite that far. RiverMead was represented on the Steering Committee and has expressed a need for housing diversity for its employees. 
	Carr questioned impacts on the town's main aquifer underlying the sandpit; and the town's water capacity. Robert Wood mentioned the current drought conditions, and that the town had just one well operating during the summer.
	Anne Huberman asked whether there were important natural-resource lands that might be subject to high-density development under the ordinance. Bryn Dumas added a concern for losing farmland, and mentioned the large Tenney/Fritz/Coombs/ veterinarian field on Union Street as one example.
(Note: Mapping of the TNOZ II was not available for the discussion to check for ag soils; natural resource ranking of properties done by the Open Space Committee; and general extent of properties "in play.")
	Von Mertens questioned whether targeted Neighborhood overlay zones could be established similar to the Retirement zones created for RiverMead I and II, rather than defining areas by water/sewer lines or option of a community sewer.
	Sue Chollet said that had been considered but rejected.
	Carr, during discussion of costs for builders, suggested that granting developers greater density by right removes inducements to apply for grant funding (workforce housing grants), in addition inducements to meet goals of the town (greater housing diversity), the ordinance, and Master Plan. 
She said there are ordinances in other states that could be helpful that Ivy Vann likely would know of.
	Tyler Ward cited the Union Street proposed tear-down of a duplex to create four separate houses as another outcome of the equally well-intentioned TNOZ I ordinance, despite that TNOZ I ordinance has language that discourages tear-downs unless a dwelling is clearly substandard. There is not similar language in the TNOZ II draft.
	At the close of discussion, Sue Chollet cited the sense of the meeting that she would communicate to the Steering Committee and/or Planning Board:
	--Concern over land use by right, instead of following conditional use or special exception process that sets clear criteria that relate to goals of the ordinance. Increased density to be granted only in exchange for following clear criteria. (General ConCom agreement on this.)
	--Stormwater treatment – language needs to reference clear guidelines
	--Aquifer – concern over high density development over town's main aquifer
	--Water/sewer extensions – is there a limit we should consider?
	--Rural character concern given potential to develop in areas well beyond walkable range of downtown and other village areas mentioned in Master Plan
	--Knockdown potential given lack of guidelines that protect existing houses that conform to general town character

Von Mertens questioned whether ordinance gave Planning Board ability to judge whether a project was in proper scale with the neighborhood. She cited Scott Farrar project as being out of scale despite general zoning guidelines meant to empower Planning Board to consider scale.
	And she questioned what "to the extent applicable" meant in section E4, referencing Planning Board's ability to apply building design criteria contained in TNOZ I. To what extent does that language empower the Planning Board in the site plan review process?
	Members thanked Sue Chollet for the effort to bring the proposal to the ConCom and Open Space Committee. She mentioned that there had been chances for members to attend the many outreach events. Wood pointed out that members can attend hearings only as individuals, cannot speak for the committee, and the committee voice and counsel therefore is not heard.
	After Sue Chollet left, Wood said he would get the TNOZ II overlay map showing water/sewer from Fash to help the two committees assess scope of TNOZ II.
	Tyler Ward asked if there were any properties with high natural resource value, including farmland, that the proposed ordinance would open up for high-density development. The map will answer that question.

Conservation easements
Francie Von Mertens reported that she and Swift Corwin met with Monadnock Conservancy, Forest Society and State LCHIP representatives to discuss transferring town-held Monahon easements over to the Conservancy and Forest Society that also hold Monahon easements. Steve Walker (LCHIP) said the state does not allow assigning LCIP easements, and both land trusts added they were unlikely to accept the easements even if transfer was allowed.
	The group discussed ConCom's challenges monitoring easements and suggested hiring the job out. Typical rates range $400-500 per easement / requiring about five hours each, in-field and paperwork. Fees are high as hiree needs to be insured.
Von Mertens will check with town to see if monitoring easements, given the low physical risk involved, requires hiring someone with insurance. Robert Wood stated interest in bidding on the job. The ConCom has hired members in the past as long as their bids were clearly lower than others.
	Von Mertens suggested the ConCom adopt the Forest Society's October 31 deadline for monitoring instead of the current calendar year. That will give time to assess what steps need to be taken if a volunteer does not complete the task by then. Hiring for all, she suggested, would be costly for what ConCom should be able to manage. She said ideally a monitor develops a relationship with the landowner, and learns of other conservation possibilities in the area. 
	Swift Corwin's preference for hiring the entire 20-easement monitoring task out can be presented by Swift at January's meeting.
	Matt Lundsted said another option to consider is monitoring by drone, cheaper than annual payment of $10,000 total for the 20 easements held by the town.
	TBContinued. . .

January topics: 
Proposed TNOZ II ordinance / formal ConCom response
Easements (Swift)
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